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Director, Development (via DP 19-880533)
Re: Application by Hamilton High Street Holdings Corp. for a General Compliance

Ruling at 23100 Garripie Avenue

Staff Recommendation

That the attached plans involving changes to the design of the proposed building and landscaping
be considered to be in General Compliance with the approved Development Permit (DP 15-

716274).
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Wayne Craig
Director, Development
(604-247-4625)

WC:rp
Att. 3
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Staff Report
Origin
Hamilton High Street Holdings Corp. has requested a General Compliance ruling regarding a
minor change to the issued Development Permit (DP 15-716274) for a 130-unit senior’s housing

building at 23100 Garripie Avenue in Hamilton Village. A location map for the subject property
is provided ¢  ichment 1,

The rezoning for the project (RZ 14-660662), to the “Low Rise Apartment (ZLR27) —
Neighbourhood Village Centre (Hamilton)” zone, was adopted by Council on June 12, 2017.
Subsequently, a Development Permit (DP 15-716274) was issued on January 29, 2018. The
subject site is currently under construction.

The proposed modifications to the Development Permit include changes to landscaping, site
layout and the Garripie Avenue and Westminster Highway frontages. The proposed changes do
not necessitate changes to legal agreements. A Servicing Agreement (SA 15-617692) for off-site
works was previously approved, and the proposed changes do not necessitate any changes to that
agreement.

Background
Development surrounding the subject site is as follows:

e To the north, a lot zoned "Senior’s Care Facility (ZR11) — Hamilton Village (Hamilton)”
contains a three-storey residential care facility with 135 residential units. The
Development Permit for that site (DP 17-771210) was approved on January 15, 2018.

o To the east, vacant lots zoned "Single Detached (RS1/F)" which are being used for
temporary parking and staging related to construction on adjacent lots. This area has
been designated by the Hamilton Area Plan for future mixed use development and
stacked townhouses.

e To the south, a lot zoned "Residential/Limited Commercial (ZMU29) — Neighbourhood
Village Centre (Hamilton)" contains a multi-unit residential building that is currently
under construction. The Development Permit for that site (DP 15-716268) was approved
onJan y 79 7I18.

e To the west, across Westminster Highway, a vacant former fire hall site is zoned "School
and Institutional (SI)". This area has been designated by the Hamilton Area Plan for
townhouse development.

Staff Comments

The proposed changes to the plans attached to this report are in general compliance with the
issued Development Permit for this project (see Attachment 2 for the relevant approved
drawings). In addition, the proposed changes (Attachment 3) complies with the intent of the
applicable sections of the Official Community Plan (OCP) and is generally in compliance with
the “Low Rise Apartment (ZLLR27) — Neighbourhood Village Centre (Hamilton)” zone.
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Analysis

‘oposed Changes to the Approved Design:

General Landscaping:

e Changes to various landscaped areas and their flora palettes are proposed based on the
re-arrangement of building and hard landscaping features. Changes to the plantings
include:

o The removal of two Japanese snowbell trees (which had been located in the south
yard under the approved landscape design) from the flora palette, which has been
replaced a Japanese maple tree in the south yard and a Ginko Biloba tree in the
west yard. Staff note that there is no net loss to the number of trees on the subject
site.

O A substantial amount of groundcover plantings (predominantly kinnick™ ": and
wild ginger) are proposed, replacing Barrenwort in the west yard and grassed
berms in the lower courtyard area.

e Establishing an upper and lower courtyard area, with sloped walkways between the
berms. The lower courtyard area is approximately 30cm (1 ft) lower than the upper area.
A new landscape berm on the northwest area of the courtyard accommodates a smooth
transition from the upper courtyard area and the new lower elevation of the courtyard.

e These changes maintain and improve upon the high quality of landscape design that was
previously approved.

e All landscaped areas are proposed to be irrigated.

e The City is currently holding a landscape security for $735,056, which was provided
through the issued Development Permit.

General Fenestration and Building Materials

e Various minor changes to the dimensions (including the height of the sill from the
ground) of the first-storey large-pane windows on all elevations.

e Change of column material from wood to stone on the south elevation (on the west side)
and the north elevation (on the east side).

e Minor changes to doorway location on the north elevation (on the east side), east
elevation (change to double-doors) and south elevation (east side).

e The proposed changes to fenestration and building materials retain the quality and spirit
of the approved building design,

Fronting on to Garripie Avenue:

e As Garripie Avenue was constructed, it became evident that changes to the grading of the
Garripie Avenue frontage on the subject property and the front of the subject building
would be required in order to meet the constructed grade of Garripie Avenue and the
adjacent property to the north.

e The changes to grade in the front yard of the subject site has resulted in a stairway
needing to be extended toward the pedestrian thoroughfare in order to comply with the
BC Building Code. In order to maintain free-flowing pedestrian areas, the stairways and
landscaping beds in the area fronting Garripie Avenue had to be redesigned.

e A mdi-Dart pick-up and drop-off area has been introduced to the front driveway loop.

e The garbage/recycling staging area has been relocated from the west side of the front
entrance driveway loop (between it and the parkade access ramp) to the east side of the
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driveway loop, in order to accommodate the final civil road design. Solid waste from the
subject property I ~"""3 Gilley Ro: " o tl  south will also be pick: ™ up from this
location. With respect to the proposed relocated garbage area staft note that:

o Pedestrian access to and from the east side of the site is maintained through the
use of crosswalks across Garripie Avenue to facilitate movement around the
proposed garbage/recycling staging area. No changes to the existing Statutory
Right of Way and Pedestrian Rights of Passage is required.

o Pick up of solid waste (garbage and recycling) is anticipated to occur one day per
week, and the carts for holding the garbage or recycling is expected to remain in
the staging area for a period of two hours on those days.

o The applicant has confirmed to City staft that the relocation of the staging area is
not in conflict with any legal agreements with the City or the owners of 23233
Gilley Road.

Fronting on to Westminster Highway:

e The west yard was originally proposed to include a paved walkway elevated above the
street level for exclusive use by residents. The walkway ran the length of the building,
parallel to Westminster Highway, and connected the courtyard area to the corner of
Westminster Highway and Garripie Avenue, where a gate for accessing the walkway was
located.

e The approved paved walkway, pedestrian gate and terraced landscaping design in the
west yard is proposed to be removed in order to address unanticipated changes to finished
grade in this area and to better protect the memory care patients from leaving the site.
Likewise, the exit stairway is proposed to be reconfigured in order to address the grade
changes and to provide a paved walkway connection to the City sidewalk along
Westminster Avenue.

e The walkway and the terraced landscape design in the west yard is proposed to be
replaced with a 4:1 landscaped slope and the introduction of an additional Ginko Biloba
tree. The proposed sloped treatment of the west yard provides a softer edge condition
" the terraced approach inthe  sroved ' Iscape ™ iign.
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Conclusions

H ton H _ Street Holdings Corp. has requested a General Compliance ruling for proposed
changes to landscaping, site layout and the Garripie Avenue and Westminster Highway
frontages. The proposed modifications are within the scope of the General Compliance
Guidelines as adopted by Council. Staff have no objection to the proposed revisions. Staff
recommend support of this General Compliance request for the proposed changes to the
approved Development Permit.

Robin Pallett
Planner 2
(604-276-4200)

RP:blg

Attachments:

Attachment 1: Location Map

Attachment 2: Approved Design via DP 15-716274
Attachment 3: Proposed Design
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